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infrastructure and encourage integration of the processes related to land tenure (securing and 
transferring rights in land and natural resources); land value (valuation and taxation of land and 
properties); land use (planning and control of the use of land and natural resources); and, 
increasingly important, land development (implementing utilities, infrastructure and construction 
planning). Inevitably, all four functions are interrelated. The interrelations appear because the 
conceptual, economic, and physical uses of land and properties serve as an influence on land 
values. Land values are also influenced by the possible future use of land determined through 
zoning, land-use planning regulations, and permit-granting processes. And land-use planning and 
policies will, of course, determine and regulate future land development. 
 
The four functions interact to deliver overall policy objectives, and they are facilitated by 
appropriate land information infrastructures that include cadastral and topographic datasets 
linking the built environment (including legal and social land rights) with the natural 
environment (including topographical, environmental, and natural resource issues). Land 
information should, in this way, be organized through Spatial Data Infrastructures (SDI) at the 
national, regional, federal, and local level, based on relevant policies for data sharing, cost 
recovery, access to data, data models, and standards. 
 
Ultimately, the design of adequate systems of land tenure and land value should support efficient 
land markets capable of supporting trading in simple and complex commodities. The design of 
adequate systems to deliver land-use control and land development should lead to effective land-
use management. The combination of efficient land markets and effective land-use management 
should support economic, social, and environmental sustainable development. 
 
 
4. TEN LAND ADMINISTRATION PRINCIPLES 
 
Despite the uniqueness of local systems, the range of cognitive frameworks about land, and 
difficulties in transferring institutions, design of robust and successful LAS is possible. The ten 
land administration statements in figure 2 below set boundaries for designers, builders and 
managers of LAS to help them make decisions about their local system.  Overall, the statements 
are written with the goal of making establishment and reform of LAS easier. The statements 
implement the modern philosophy in land administration to develop and manage assets and 
resources within the land management paradigm to deliver sustainable development. They are 
universally applicable. Countries at early stages of development will not be able to use the full 
array of technical options or specialist skills, but they can improve their land management 
through appropriately designed LAS. 
   
The statements reflect a holistic approach for any LAS, and focus on sustainable development as 
the overriding policy for any national system, irrespective of whether a country implements 
property institutions, communal land arrangements, or socializes its land. They highlight the 
importance of information and participation of people. They set the framework in which the 
historical development of familiar ingredients, like cadastres and land registries, can be meshed 
with recent innovations, particularly incorporation of social tenures, new complex commodities 
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The Land management paradigm allows everyone to understand the role of the land 
administration functions (land tenure, land value, land use, and land development) and how land 
administration institutions relate to the historical circumstances of a country and its policy 
decisions. Importantly, the paradigm provides a framework to facilitate the processes of 
integrating new needs into traditionally organised systems without disturbing the fundamental 
security these systems provide.  While sustainability goals are fairly loose, the paradigm insists 
that all the core land administration functions are considered holistically, and not as separate, 
stand-alone, exercises. 
 
Land policy is simply the set of aims and objectives set by governments for dealing with land 
issues. Land policy is part of the national policy on promoting objectives such as economic 
development, social justice and equity, and political stability. Land policies vary, but in most 
countries they include poverty reduction, sustainable agriculture, sustainable settlement, 
economic development, and equity among various groups within the society.  
 
Land management activities reflect drivers of globalization and technology. These stimulate the 
establishment of multifunctional information systems, incorporating diverse land rights, land use 
regulations, and other useful data. A third driver, sustainable development, stimulates demands 
for comprehensive information about environmental, social, economic, and governance 
conditions in combination with other land related data. 
 
The operational component of the land management paradigm is the range of land administration 
functions (land tenure, value, use and development) that ensure proper management of rights, 
restrictions, responsibilities and risks in relation to property, land and natural resources.  
 
Sound land management requires operational processes to implement land policies in 
comprehensive and sustainable ways. Many countries, however, tend to separate land tenure 
rights from land use opportunities, undermining their capacity to link planning and land use 
controls with land values and the operation of the land market. These problems are often 
compounded by poor administrative and management procedures that fail to deliver required 
services. Investment in new technology will only go a small way towards solving a much deeper 




Governance refers to the manner in which power is exercised by governments in managing a 
country’s social, economic, and spatial recourses. It simply means: the process of decision-
making and the process by which decisions are implemented.  This indicates that government is 
just one of the actors in governance. The concept of governance includes formal as well as 
informal actors involved in decision-making and implementation of decisions made, and the 
formal and informal structures that have been set in place to arrive at and implement the 
decision.  Good governance is a qualitative term or an ideal which may be difficult to achieve. 



































































































































































































































































































































6. BUILDING THE CAPACITY 
 
Good governance, comprehensive land policies, and sound land administration institutions are 
essential components for addressing the problems related to land management and land 
information infrastructures. Both an efficient land market and an effective means of land-use 
control must be developed as the basic tools for achieving a sustainable approach. 
  
However, in many countries, and especially less developed countries and countries in transition, 
the national capacity to manage land rights, restrictions and responsibilities is not well developed 
in terms of mature institutions and the necessary human resources and skills. In this regard, the 
capacity building concept offers some guidance for analysing and assessing the capacity needs 
and for identifying an adequate response to these needs at societal, organisational and individual 
levels.  
 
The term capacity building is relatively new, emerging in the 1980s. It has many different 
meanings and interpretations depending upon who uses it and in what context. It is generally 
accepted that capacity building as a concept is closely related to education, training and human 
resource development (HRD). However, this conventional understanding has changed over 
recent years towards a broader and more holistic view, covering social, organisational and 
educational aspects. 
 
UNDP (1998) offers this basic definition: “Capacity can be defined as the ability of individuals 
and organizations or organizational units to perform functions effectively, efficiently and 
sustainable.” This definition has three important aspects: (i) it indicates that capacity is not a 
passive state but part of a continuing process; (ii) it ensures that human resources and the way in 
which they are utilised are central to capacity development; and (iii) it requires that the overall 
context within which organisations undertake their functions will also be a key consideration in 
strategies for capacity development. Capacity is seen as two dimensional: capacity assessment 
and capacity development.  
 
 Capacity Assessment or diagnosis is an essential basis for the formulation of coherent 
strategies for capacity development. This is a structured and analytical process whereby the 
various dimensions of capacity are assessed within a broader systems context, as well as 
being evaluated for specific entities and individuals within the system. Capacity assessment 
may be carried out in relation to donor projects e.g. in land administration, or it may be 
carried out as an in-country activity of self-assessment.  
 
 Capacity Development is a concept that is broader than HRD since it includes an emphasis 
on the overall system, environment and context within which individuals, organizations and 
societies operate and interact. Even if the focus of concern is on a specific capacity with an 
organization to perform a particular function, there must nevertheless always be a 
consideration of the overall policy environment and the coherence of specific actions with 
macro-level conditions. Capacity development does not, of course, imply that there is no 
capacity in existence; it also includes retaining and strengthening existing capacities of 
people and organizations to perform their tasks. The more complete definition offered by the 





“… the process by which individuals, groups, organisations, institutions and societies 
increase their abilities to: perform core functions, solve problems, and define and achieve 
objectives; and to understand and deal with their development needs in a broader context and 
in a sustainable manner.” 
 
 
Capacity development in society can, in this regard, be addressed at three levels as outlined by 
UNDP and summarised in (Enemark and Williamson, 2004):  
 
 The societal level:  The dimensions of capacity at a societal level may include areas such as 
policies, legal/regulatory framework, management and accountability perspectives, and the 
resources available. 
 The organisational level: At this level, successful approaches to capacity building include 
the role of the entity within the system, and the interaction with other entities, stakeholders, 
and clients. The dimensions of capacity may include areas such as mission and strategy, 
culture and competencies, processes, institutional infrastructures, ITC, and professional 
institutions.  
 The individual level: This level addresses the need for individuals and groups of people to 
function efficiently and effectively within the entity and within the broader system. The 
dimensions of capacity should include the design of educational and training programmes 
and courses to meet the identified gaps within the skills base and to provide the appropriate 
number of qualified staff to operate the systems.        
 
Strategies for capacity assessment and development can be focused on any level, but it is crucial 
that strategies are formulated on a basis of a sound analysis of all relevant dimensions. Often 
capacity issues are first addressed at the organisational level. Organisational capacity – such as 
the capacity of the national cadastral agency or the cadastral infrastructure and processes – is 
influenced by not only the internal structures, and procedures of the agency, but also by the 
collective capabilities of the staff on the one hand and a number of external factors on the other. 
Such external factors may be political, economic or cultural issues that may constrain or support 
performance, efficiency, and legitimacy as well as the whole level of awareness of the values of 
land administration systems. By taking this approach, capacity measures can be addressed in a 
more comprehensive societal context.  
 
Capacity development takes place not just in individuals, but also between them, in the 
institutions and the network they create – through what has been termed the “social capital” that 
holds societies together and sets the terms of these relationships. Most technical cooperation 
projects, however, stop at the individual skills and institution building – they do not consider the 
societal level (UNDP, 2002).   
 
It should also be noted that capacity building is not a linear process. Whatever the entry point is 
and whatever the issue currently in focus is, there may be a need to zoom in or out in order to 
look at the conditions and consequences at the upper or lower level(s). Capacity building should 
be seen as a comprehensive methodology aimed at providing a sustainable outcome through 
assessing and addressing a whole range of relevant issues and their interrelationships. 
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Taking the above approach, capacity is seen as a development outcome in itself and distinct from 
other program outcomes such as building technical and professional competence in certain fields 
through HRD activities (Enemark and Williamson, 2004). 
 
The importance of capacity development in surveying and land administration at the 
organisational level was usefully quantified in Great Britain (OXERA, 1999) by research that 
found that approximately £100 billion of Great Britain’s GDP (12.5% of total national GDP, and 
one thousand times the turnover of OSGB) relied on the activity of the Ordnance Survey of Great 
Britain. Less exhaustive studies in other European countries have pointed to similar figures. The 
importance of geographic information continues to grow, with a range of SDI initiatives at local, 
national, regional and global level, so there is reason to believe that the figures would be 
increased rather than reduced if the GB study were to be repeated today. With these very 
significant numbers, as well as the central importance of sound land management, the 
importance of solid, sustainable organisations in the field of surveying and land administration is 
clear (Enemark and Greenway, 2006). 
 
6.1 Capacity building in land administration 
 
Land administration is a cross sectoral and multidisciplinary area that includes technical, legal, 
managerial, political, economic and institutional dimensions. An adequate response in terms of 
capacity building measures must reflect this basic characteristic that includes assessment and 
development at all three levels: societal, organisational and individual. In this regard, a 
conceptual analytical framework is developed (Enemark and Williamson, 2004) that identifies 
and analyse the relevant dimensions and options to be considered for building sustainable land 
administration infrastructures in support of a broader land policy agenda. The framework is 
shown in the diagram below: 
 
 




Capacity Assessment Issues 
 
 




 Policy dimension 
 Social and Institutional dimension 
 System dimension 
 Legal and regulatory dimension 
 
 Land policy issues 
 Land administration vision  
 Land administration system 
 Land tenure principles 
 Legal principles 
 
 
Organisational Level  
 
 Cultural issues 
 Managerial and resource issues 
 Institutional issues and processes 
 
 Institutional infrastructures 
 Spatial data Infrastructures 





 Professional competence 
 Human resources needs 
 Educational resources 
 
 Education and training programs  
 CPD programs  
 Virtual programs 







A good overall approach is to look at the four steps that constitute good strategic management: 
Where are we now; where do we want to be; how do we get there; and how do we stay there 
(UNDP, 1998). This approach is in line with the broad capacity building concept which aims to 












 Are the policies on land 
management clearly 
expressed? 
 Is the legal framework 
sufficient and adequate? 
 Are the institutions adequate 
and are the responsibilities 
clearly expressed?        
 Are the guiding principles for 
good management well 
expressed? 
 Are the human resources and 
skills adequate and are the 




 Adoption of an overall land 
policy  
 Design of a legal framework 
addressing the rights, 
restrictions and responsibilities 
in land. 
 Implementation of an 
organisational framework with 
clearly expressed duties and 
responsibilities 
 Adoption of clearly expressed 
guiding principles for good 
governance.  
 Establishment of adequate 
and sufficient educational 
options at all levels.  
 
 
 Instigation of a self-monitoring 
culture in which all parties, 
national and local government, 
NGOs, professionals and 
citizens,  review and discuss 
progress and suggest any 
appropriate changes.  
 Lessons learnt need to be fed 
back into the process for 
continuous improvement. 
 Implementation of adequate 
requirements and options for 
activities of Continuing 
Professional Development 







7. CAPAICITY ASSESSMENT IN LAND ADMINISTRATION 
 
The framework presented above relates to donor projects on land reform and the design and 
implementation of a land administration system to secure rights in land, facilitate an efficient 
land market, and ensure effective control of the use of land. However, there is also a demand for 
a framework or some guidelines that will enable the countries themselves to assess the capacity 
of their systems and identify specific needs for capacity development. These needs may then – 
within the limited financial resources available – be met by measures of capacity development.  
 
The land administration activity is never an end in itself, but operates within a certain context of 
land policy, land management and good governance. From a financial point of view this will 
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Political objectives  What are  the political objectives that  relate  to access  to  land and  land related 
opportunities?  
Linking land administration systems to political objectives promotes good business 












Legal Framework  Does the  legal framework provide sufficient  legitimization of the government's 
regulations with regard to Land rights, Land‐use, and land value?  
A  legal  framework  that  legitimizes  governmental  actions  also  provides  a  legally 
meaningful land administration system, and enhances its use. 
Mandates/Tasks  Are  the mandates  in place  for  exertion of  land  related  legal  framework? And 
does  the  allocation  of  mandates  reflect  a  well‐balanced  approach  to 
decentralisation? 
The ability/capacity of any  land administration  system  relies on  clear mandates. 
Without  a  clear  and  manageable  mandate,  good  performance  can  never  be 
guaranteed. 
Business Objectives  Are the business objectives for mandated organisations clear and specific? Does 
the  mandate  reflect  meeting  the  demands  of  the  customers  and  other 
stakeholders?  
Are the business objectives for mandated organisations clear and specific? 
Work Processes/IT‐Support  Are  the  work  processes  for  realization  of  the  mandate  well  defined  and 
manageable?  Are  the  guiding  principles  for  good  management  clear  and 
understandable  at  all  governmental  levels?  Are  the  ICT  applications  well 
designed to support the work processes and the business objectives? 
Basically  capacity  is  delivered  through  work  processes.  Without  appropriate 
attention to work processes, and the structures in which they have to operate, the 
ability of organizations for a good performance can be questioned. 
Needed Human Resources  Is  there  a  policy  in  place  determining  the  amount  of  staff  and  their  required 
competences? What  kind  of  educational  and  training  resources  are  currently 
available? 
Assessing  and  addressing  the  capacity needs  in  terms of human  resources  is of 
course crucial to the ability/capacity of total the land administration system.  
Sufficient  and  adequate  educational  resources  are  essential  to  provide  the 





Land  administration  systems  cannot  be  developed  and  sustainable maintained 
without an adequate and sound educational base.  
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A major problem in most land administration projects is that they focus on the project itself 
rather than the long term. The sustainability of the system is often only sporadically addressed. 
Ensuring sustainability and continuity and developing a corporate memory within the country of 
land administration experience are essential for maintaining viability. 
 
Most land administration projects would benefit from establishing a National Education and 
Research Center in Land Administration as part of any national land administration reform 
strategy or project. The center should act as an on-going body of knowledge and experience in 
land administration in the country and use the actual project as a long-term case study and 
operational laboratory. The center should provide educational programs and supervise the 
establishment of educational programs at other institutions. The center should interact with 
international academics and professional bodies to assist the development of local academics 
(Enemark and Williamson, 2004). 
  
 
9. TOWARDS A GLOBAL PARTNERSHIP 
 
There is a huge challenge ahead in terms of building the capacity for designing, building and 
managing appropriate land administration systems in support of sustainable development. This 
relates especially to many developing and transition countries where the vast part of the 
population have no access to secure land rights and where land-use and natural resources are not 







Traditionally, land administration projects often have failed to meet the overall objective of 
building a sustainable national land administration infrastructure. To a large extent, this is 
because of the complexities involved in addressing national land administration issues. This is 
not a criticism of these projects — the economic driver has a high priority in developing 
countries, and only recently has the capacity-building aspect developed into a comprehensive 
and sustainable methodology.  
 
To address these problems, an equal partnership must be built between doing the project and 
building the capacity to sustain the project. The past decade of experience delivers a clear lesson: 
Capacity building must be a mainstream component that is addressed up front, not as an add-on 
in donor projects related to building and improving land administration infrastructure in 
developing or transition countries. The same lesson applies to national efforts at building and 
upgrading land administration systems. 
 
Donors, in general, will often have a long-term vision of what they want to achieve. At the same 
time, however, they will have to account for the progress of the project to their constituencies 
and superiors at home. This tends to shape the project in a “manageable” way by using 
deliverable goals for accountable short-term achievements (such as the number of parcels 
21 
 
registered, number of training courses provided, and so on) while the long-term goals (such as 
building the institutional capacity, and designing and implementing tertiary educational 
programs) are more difficult to turn into visible tangible activities. This kind of accounting 
management will work as a self-justifying system that pumps huge amounts of money into 
developing countries. At the same time, consultants have a strong interest in maintaining the 
status quo and have little incentive to criticize the basic system since, if they do, they will risk 
being replaced by more compliant staff. However, many of the fundamental issues still remain. 
This is reflected in the new paradigm presented in figure 11 below.      
 
The new paradigm for capacity development is influenced by today’s globalized way of 
knowledge transfer. In developing countries there are often two systems of knowledge and 
production that exist in parallel: indigenous and modern. When new knowledge is not integrated 
into indigenous knowledge and production systems, it fails to be useful, despite its potential.  
 
Capacity development is arguably one of the central development challenges of the day, as much 
of the rest of social and economic progress will depend on it. UNDP offers this understanding of 









Nature of development 
 




Societal transformation, including 
building of “right capacities” 
 
Conditions for effective 
development cooperation 
 










Should be countered generally 




Should be specifically addressed 





Human resource development 
combined with stronger institutions 
 
 
Three cross-linked layers of 




Acquisition of knowledge 
 
Knowledge can be transferred 
 
Knowledge can be acquired 
 
 
Most important forms of 
knowledge 
 
Knowledge developed in the North 
for export to the South 
 
Local knowledge combined with 
knowledge acquired from other 










A global partnership for capacity building in land administration should include all relevant 
actors and stakeholders. The UN agencies such as Wold Bank, UN-HABITAT, and FAO have a 
key role in setting the agenda to be pursued in a partnership with relevant NGO´s (such as FIG), 
national aid agencies, lead universities within land administration programs, as well as private 
software and consultancy companies.     
 
Capacity building and institutional strengthening and sustainability should be addressed up front 
in all land administration project – not as an add-on; UN-agencies and other organizations 
(NGO´s) should develop targeted strategies for training and capacity development in key areas of 
land administration such as institutional strengthening, transparency and good governance, pro-
poor land tenure systems; gender equity, etc.; National land administration agencies should 
initiate capacity assessment and development activities in land administration, and establish 
training programs to ensure that the relevant competence and skills are available at all levels of 
management and administration; Lead universities should offer interdisciplinary programs in 
land administration – to be open also developing countries and funded by national aid agencies; 
and, finally, global conferences such as WB annual land conferences (see FIG/WB 2010 and 
Deininger et.al. 2010), FIG working weeks, GSDI conferences, Map World Forum, etc., should 
be continued… 
    
This global partnership should take the land policy agenda forward in support of sustainable 
development and the Millennium Development Goals.            
 
 
10. FINAL REMARKS 
 
The objective of this paper is to build a general understanding of land administration in support 
of sustainable development and the need for capacity building and institutional development to 
establish sustainable national concepts in this area. This includes creation and adoption of a 
comprehensive policy on land development, and a holistic approach to land management that 
combines the land administration/cadaster/land registration function with the topographic 
mapping function to control land values and appropriate use of land and natural resources. 
 
This calls for increased international co-operation towards a global partnership for capacity 
building in land administration 
 
The debate should be aware of the global trends in this area while still recognising that the 
design of land administration systems and related capacity building concepts will always be 
country unique due to the different geographic and cultural preconditions and needs of regions 
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